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FOREWORD 

The  Department  of  Environmental  Management  (DEM)  is  pleased  to 
provide  the  following  Building  Conditions  Survey  in  conjunction  with  the 
Request  for  Proposal  (RFP)  for  the  rehabilitation,  adaptive  reuse  and  lease 
of  the  historic 

Farmhouse 

located  within  Maudslay  State  Park 

Newburyport,  Massachusetts 


DEM  intends  to  lease  the  property  to  a  Curator/Tenant  through  the 
Department's  Historic  Curatorship  Program,  under  which  the  lease  value 
is  exchanged  for  the  rehabilitation,  adaptive  reuse  and  maintenance  of  the 
property.  The  term  of  the  lease  is  based  on  the  value  of  improvements, 
maintenance  and  management  services  from  which  the  annual  fair  market 
rent  is  deducted. 

In  an  effort  to  provide  potential  proponents  with  information  on  the 
condition  of  the  curatorship  property  and  the  approximate  cost  for 
rehabilitation,  DEM  hired  an  independent  consulting  firm  specializing  in 
the  evaluation  of  historic  structures.  Ocmulgee  Associates,  Inc.  inspected 
the  building(s)  and  prepared  this  Building  Conditions  Survey  according  to 
a  standard  scope  of  services  prepared  by  the  Department  for  the  Historic 
Curatorship  Program.  The  general  assumptions  and  limiting  conditions 
of  the  assessment,  including  areas  for  further  testing  and  analysis,  are 
identified  within  the  body  of  the  report  (For  example,  sections  F,  H  &  J). 

It  is  important  to  note  that  the  buildings  in  the  Historic  Curatorship 
Program  are  of  considerable  age  and  have  been  vacant  for  a  number  of 
years.  While  every  effort  was  taken  to  provide  a  complete  assessment  of 
the  structure(s),  this  report  is  based  on  the  visible  condition  of  all 
accessible  areas  of  the  property  at  the  time  of  inspection.  Furthermore, 
the  report  is  based  on  available  data  provided  by  the  Department  to  the 
inspection  team  of  Ocmulgee  Associates,  Inc.  Potential  hazardous 
conditions  have  been  identified  wherever  possible,  but  respondents  should 
exercise  caution  in  inspecting  the  property.  The  report  is  issued  for  its 
informational  value  alone.  The  Department  recommends  that  the 
Curator/Tenant  conduct  an  independent  inspection  of  the  property  prior  to 
beginning  work  on  the  building(s). 


Massachusetts  Department  of  Environmental  Management 


Digitized  by  the  Internet  Archive 

in  2012  with  funding  from 

Boston  Library  Consortium  Member  Libraries 


http://archive.org/details/buildingconditionsOOcarl 


HISTORIC  CURATORSHIP  PROGRAM  THE  FARMHOUSE 

BUILDING  SURVEY 

Maudslay  State  Park,  Newburyport,  Massachusetts  October,  1996 


A.  General  Description  and  History  of  the  Farmhouse 

Description.  The  Farmhouse,  is  a  rambling  two  story  wood-framed  building  on 
the  corner  of  Curzon's  Mill  Road  and  Hoyt's  Lane.  U-shaped  in  plan,  the  front 
of  the  house  was  probably  built  in  the  second  half  of  the  eighteenth  century 
(Figure  1)  and  the  two  back  wings  (Figures  2  and  3)  were  probably  added  in  the 
second  half  of  the  nineteenth;  the  porches  and  side  entrance  vestibules  were 
probably  built  in  the  early  twentieth  century  (Figure  4).  From  the  late  1800's 
it  has  been  the  center  of  the  working  farm  operations  that  were  an  integral  part 
of  the  larger  Moseley  estate.  For  some  time  it  has  been  subdivided  as  duplex 
rental  units. 

Although  the  wings  are  starkly  simple  additions,  the  north  side  of  the  house  is 
a  classic  five  bay  Georgian  or  vernacular  Federalist  ediface  with  its  center 
entrance  and  chimney.  The  trim  around  the  windows,  doors  and  front  corners, 
however,  appear  to  be  mid  to  late  nineteenth  century  additions  to  "modernize" 
the  appearance  of  the  house.  Without  shutters  on  each  side  of  the  windows,  the 
appearance  of  the  house  is  austere. 

The  interior  wall  surfaces  are  plaster  but  the  ceilings  and  floors  range  from 
original  plaster  and  pine  boards,  respectively,  to  acoustic  tile  and  hardwood, 
respectively.  Windows  throughout  the  house  are  generally  six  over  six  double 
hung  sash. 

The  house  is  divided  more  or  less  down  the  middle  into  two  living  unit.  The 
total  first  floor  area  is  about  1,500  square  feet  (including  the  side  entrance 
vestibules)  and  the  second  floor  area  is  about  1,300  square  foot.  There  is  also 
a  partially  finished  attic  and  a  partial  basement,  each  with  about  600  square  feet. 
The  two  large  wings  have  flat  roofs  and  crawl  spaces.  Therefore,  the  total 
finished  area  is  about  3,100  square  feet  including  about  300  square  feet  of 
finished  attic  areas,  and  the  total  useable  area  is  about  4,000  square  feet.  The 
living  unit  on  the  western  side  of  the  house  has  840  square  feet  of  first  floor, 
680  square  feet  of  second  floor  and  half  the  basement  for  about  total  1,820 
square  feet.  The  living  unit  on  the  eastern  side  has  700  square  feet  of  first 
floor,  600  square  feet  of  second  floor,  half  the  basement  and  all  of  the  attic  for 
about  2,200  total  square  feet. 

The  house  is  in  good  condition  and  has  been  well  maintained  until  recently.  The 
interiors  need  to  be  reconditioned  and  the  porches  and  stoops  need  maintenance. 

The  following  report  is  based  on  an  inspection  of  the  farmhouse  by  Wayne  C. 
King,  P.E.  of  Ocmulgee  Associates  and  Robert  A.  Carlson,  building  systems 
consultant  and  cost  estimator,  on  a  warm,  summer  day,  Thursday,  August  15, 
1996  and  during  a  torrential  northeaster  storm  on  Monday,  October  21,  1996. 
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B.  Description  and  Condition  of  Structural  Systems 

Roof.  Only  the  roof  framing  of  the  oldest,  front  section  of  the  house  was 
accessible;  the  two  wings  have  flat  roofs  with  no  access  hatches  into  the  space 
between  the  second  floor  ceiling  joists  and  rafters.  Characteristic  of  the 
eighteenth  century,  the  front  roof  framing  consists  of  small,  squarish  purlins  that 
span  horizontally  to  larger,  squarish  principal  rafters  (Figure  5).  The  purlins  are 
notched  and  set  into  pockets  cut  into  the  tops  of  the  rafters;  both  the  purlins  and 
rafters  are  hand-hewn.  An  engineering  analysis  found  that  this  roof  system  can 
support  a  snow  load  of  20  to  25  psf,  which  is  somewhat  less  than  the  27  psf 
(reduced  from  30  psf  due  to  the  degree  of  roof  slope)  required  by  the  current 
edition  of  the  Massachusetts  State  Building  Code.  Nevertheless,  considering  that 
the  framing  is  intact,  the  experience  of  two  centuries  suggests  that  it  has 
successfully  supported  the  worst  snow  loading  conditions  envisioned  by  the 
authors  of  the  Code.  For  a  further  discussion  of  this,  see  the  section  below  on 
Building  Code  Issues. 

Floors.  Only  the  first  floor  framing  of  the  oldest,  front  section  of  the  house  was 
accessible,  although  framing  elsewhere  could  be  seen  through  cracks  and  around 
ducts.  The  oldest,  first  floor  framing  consists  of  6x6  hand-hewn  joists  that  are 
notched  into  7x7  hand-hewn  beams  (Figure  6);  the  joists  and  beams,  as  seen  in 
the  basement  and  being  in  generally  good  condition,  can  support  live  loads  of 
60  and  15  psf,  respectively.  The  low  capacity  of  the  beams  probably  accounts 
for  the  localized  waviness  in  the  floor.  Thus,  the  joists  can  support  more  than 
the  40  psf  required  for  first  floor  loads  but  the  beams  should  be  supported  with 
additional  lally  columns  no  further  apart  than  10  feet  in  order  to  carry  this 
amount  of  load. 

Install  new  lally  columns  at  10  foot  centers  under  the  first  floor  beams, 
with  24  inch  square  by  12  inch  deep  footings  under  the  columns. 

Elsewhere,  the  framing  is  modern-styled  2x's.  The  attic  floor  joists  in  the 
oldest,  front  section  of  the  house  are  2x7's  spaced  21  inches  apart.  The  first 
floor  of  the  two  back  wings  are  framed  with  2x's  that  cross  timber  beams;  these 
beams  are  supported  on  cedar  stumps  with  boulder  footings  (Figure  7).  What 
could  be  seen  of  this  2x  framing  indicates  that  it  is  in  good  condition. 

The  basement  floor  has  concrete  slabs  under  and  around  the  heating  appliances 
but  earth  elsewhere. 

Install  a  concrete  slab  for  the  basement  floor. 

Porch  and  Entrance  Framing.  There  are  four  entrances  into  the  first  floor  of 
the  house.  The  front  door  on  the  north  side  is  protected  by  a  covered  entry 
porch  that  also  has  built-in  seats  on  both  sides  of  the  door  (Figures  1  and  8). 
Neither  the  porch  nor  the  seats  are  original  to  the  house,  but  may  be  Colonial 
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Revival  interpretations  of  early  American  entry  porches  common  in  other  other 
regions,  such  as  in  areas  of  New  York  and  New  Jersey  settled  by  the  Dutch. 
The  decking  for  the  porch  floor  and  steps  is  tightly  butted,  tongue-and-grooved 
fir  boards.  With  most  of  the  porch  protected  by  the  roof,  its  framing  is 
generally  sound.  The  steps  and  their  handrails  are  not  only  beyond  the  roof,  but 
they  also  sit  directly  on  the  ground,  and,  as  would  be  expected,  the  bottom  step, 
the  bottom  ends  of  the  stair  stringers  and  the  bottoms  of  the  newal  posts  are 
rotted.  The  two  round  corner  posts  that  support  the  roof  are  also  rotted  on  the 
bottom  and  they  appear  to  be  crushing  down  slightly,  judging  from  the  small 
separation  of  materials  at  the  roof.  Also,  the  outer  side  of  the  porch  floor  does 
not  have  an  adequate  foundation,  with  its  cedar  corner  posts  resting  directly  on 
the  ground. 

There  is  another  entrance  at  the  end  of  the  long  porch  on  the  east  side  (Figures 
1  and  9).  Like  the  front  porch,  rot  is  present  in  the  steps  and  the  bottoms  of  the 
posts  supporting  the  roof.  Unlike  the  front  porch,  though,  there  is  more  decay 
in  the  floor  deck,  especially  between  the  contact  surfaces  of  the  deck  and  the 
supporting  joists. 

There  is  third  entrance  at  the  rear  of  the  east  wing  going  into  a  vertically  clad 
lean-to  that  is  raised  up  on  concrete  posts  (Figure  2).  The  concrete  steps  are  in 
fair  condition  but  have  uneven  riser  heights. 

The  fourth  entrance  is  into  a  ca.  1920  shed  at  the  west  side  of  the  western  wing 
or  ell.  Its  concrete  steps  are  weathered  but  in  good  condition  (Figures  4  and 
10).    However,  the  handrail  posts  are  rotted  at  the  bottom. 

Remove  and  rebuild:  the  steps  and  handrails  and  the  corner  posts 
(above  and  below  the  landing)  at  the  front  entrance  (add  foundations 
under  the  corner  posts);  the  steps,  floor  and  any  damaged  posts  at  the 
east  porch;  the  handrails  at  the  west  entrance. 

Sills.  There  is  no  evidence  on  either  the  inside  of  the  basement  or  around  the 
perimeter  of  the  building  that  there  is  any  decay  occurring  in  the  sills  or  lower 
sections  of  sheathing  and  studs.  The  wood  framing  and  sill  elevation  are  12 
inches  above  the  ground  on  the  north  and  east  sides  and  about  two  feet  on  the 
west  and  south  sides.  Nevertheless,  there  is  some  punkiness  in  the  cedar 
shingles  at  the  back  of  the  building,  where  the  thickness  of  the  foundation  wall 
is  two  inches  beyond  the  face  of  the  cladding  (Figure  11). 

Foundations.  Except  for  the  ca.  1920  shed  addition  at  the  west  side  of  the 
western  ell,  the  foundation  consists  of  fieldstones,  with  mortared  joints  on  the 
exposed  surfaces.  The  walls  are  about  12  to  14  inches  thick  at  the  top.  The 
north  and  west  sides  are  faced  with  six  inch  thick  dressed  granite  above  the 
ground  and  the  east  and  south  sides  (including  the  courtyard  between  the  two 
wings)  are  built  out  with  concrete.     The  board-form  marks  on  the  concrete 
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suggest  that  this  work  was  done  at  the  same  time  the  1920  shed  was  built. 
During  a  100  year  northeaster  rain  storm,  water  infiltrated  through  the  walls  to 
fill  the  basement  with  six  inches  of  water.  Because  of  the  rarity  of  this  type  of 
storm  event,  a  sump  should  be  installed  for  collecting  and  allowing  water  to  be 
pumped  out  whenever  necessary.  Because  of  both  the  expense  and  difficulty  of 
waterproofing  a  mortared  stone  wall,  no  other  remedial  action  is  recommended 
for  sealing  the  foundation  wall. 

When  the  new  lally  column  footings  and  slab  on  grade  are  installed,  dig 
and  install  sump  pits  in  both  ends  of  the  basement. 

There  is  a  bulkhead  entrance  through  the  foundation  wall  into  the  basement. 
However,  the  steps  are  rotted.  This  hatch  needs  to  be  replaced  and  the  walls 
repaired  and  repointed. 

Remove  and  replace  the  bulkhead  door  with  a  Bilco  system;  repoint  the 
stone  areaway  walls;  remove  and  replace  the  steps. 

Except  for  the  bulkhead,  the  foundations  are  in  good  condition;  little  or  no  other 
maintenance  is  required. 


C.  Description  of  Plumbing,  Heating  and  Electrical  Systems 

Water  Service.  Water  supplied  by  the  City  of  Newburyport  water  lines  enters 
the  east  basement  through  a  two  inch  diameter  galvanized  pipe  that  splits  and 
connects  to  separate  meters  for  each  side  of  the  house  (Figure  12).  The  copper 
branch  lines  visible  in  the  basement  have  heat  trace  around  them,  suggesting  that 
freezing  temperatures  may  occur  in  the  basement. 

The  west  side  has  a  52  gallon  State  Industries  insulated,  electric  hot  water  heater 
(Figure  13).  A  date  on  it  indicates  that  it  may  have  been  installed  in  1989.  The 
east  side  has  an  80  gallon  Sepco  electric  hot  water  heater  that  appears  to  be  in 
good  condition. 

Waste  Disposal  System.  The  soil  pipes  meet  in  a  complex  of  elbows  and  tees 
in  the  basement  of  the  east  side  and  exit  through  the  south  foundation  wall 
(Figure  14)  to  a  septic  system  that  was  installed  in  November,  1990.  The 
plumbing  consists  of  cast  iron,  brass  and  copper  and  is  in  sound  condition. 

Central  Heating.  Each  side  of  the  duplex  also  has  its  own  heating  system.  The 
west  side  has  a  fairly  new  Williamson  oil-fired,  hot  air  furnace  (Figure  15); 
many  of  the  ducts  appear  to  be  new.  The  furnace  breeches  adequately  into  the 
center  chimney.  Fuel  oil  is  stored  in  a  275  gallon  tank  in  the  west  side  of  the 
basement. 
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The  east  side  has  a  Waterbury  oil-fired,  hot  air  furnace  (Figure  16)  that  appears 
to  be  considerably  older  than  the  one  on  the  west  side.  The  oil  burner  didn't 
operate  but  this  may  be  due  to  the  275  gallon  oil  tank  in  the  east  side  being 
empty.    The  furnace  breeches  adequately  into  the  center  chimney. 

Like  many  older  houses,  the  heating  distribution  ducts  were  let  in  wherever  they 
fit  through  closet  and  alongside  chimneys.  Some  of  the  hot  air  supply  registers 
are  mounted  in  the  walls  and  others  are  in  the  floor.  There  are  two  or  three 
rooms  that  have  no  heat  supply  at  all;  e.g.,  the  middle  bedroom  on  the  west 
side.  Because  of  the  direction  that  the  floor  joists  run,  it  would  be  nearly 
impossible  to  run  a  branch  duct  to  this  room;  however,  it  can  be  heated  with 
electrified  units  mounted  on  the  baseboards. 

Test  and  tune  all  heating  and  hot  water  appliances  to  ensure  that  they 
are  functioning  properly  and  efficiently. 

Electrical.  Power  enters  the  property  through  an  overhead  line  coming  from 
pole  no.  40  at  Curzon's  Mill  Road.  Attached  to  the  eave  above  the  front  door, 
the  line  drops  down  through  conduit  to  two  meters  to  the  right  of  the  front 
porch,  where  a  line  from  each  meter  enters  the  house. 

Each  side  of  the  duplex  has  its  own  200  ampere  circuit  breaker  box  (Figure  17). 
Wiring  is  a  combination  of  modern  plastic  coated  shielded  wire  and  "Romax" 
spiral  metal-cased  wire.    There  was  also  abandoned  "knob  and  tube"  present. 

In  general,  the  number  of  duplex  outlets  are  inadequate  throughout  the  house 
and  there  are  no  ground-fault  circuit  breakers  in  the  kitchens  or  bathrooms. 

Add  outlets  in  each  room  and  ground-fault  outlets  in  the  bathrooms  and 
kitchens.  Add  electric  baseboard  heating  to  the  west  end  middle 
bedroom. 

Retain  a  licensed  electrician  to  check  the  electrical  system  with  meter 
instruments  to  ensure  that  the  system  is  properly  and  completely 
grounded  and  to  identify  any  non-functioning  or  dis-functional  circuits. 

Gas  Service.  There  is  no  gas  service  to  the  building  and  there  appear  to  be  no 
gas-burning  appliances  or  fixtures. 


D.  Description  of  Exterior  Elements 

Roofing.  The  pitched  roofs  are  clad  with  asphalt  shingles  and  the  flat  roofs  with 
roll  roofing.  The  shingles  appear  to  be  between  20  and  30  years  old  and  at  the 
end  of  their  usefulness.     They  are  cracked  and  worn  thin  between  the  tab 
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grooves;  many  corners  are  broken  off.  The  roll  roofing  appears  to  be  newer 
and  may  last  another  five  to  ten  years  (Figure  18). 

All  of  the  eaves  appear  to  have  functioning  wood  gutters.  However,  they  are 
clogged  with  debris  and  overflow  during  storms.  The  north  side  of  the  house 
has  gutters  that  are  built  into  the  eave  trim  and  gable  return  (Figure  19).  The 
downspouts  in  the  courtyard  between  the  two  wings  originally  fed  into 
underground  drains  but  are  disconnected  from  them. 

As  a  100  year  northeaster  rain  storm  lashed  the  building,  the  ceiling  of  the  side 
entrance  vestibule  at  the  east  porch  leaked  copiously.  No  point  source  of  water 
was  seen  from  the  inside  but  there  may  be  a  failure  of  the  flashing  where  the 
porch  roof  meets  the  higher  walls  of  the  house  or  it  may  be  due  to  a  general 
failure  of  the  roofing  on  the  nearly  flat  roof  of  the  porch. 

Remove  and  replace  the  asphalt  shingles  and  roll  roofing  on  all  of  the 
roofs;  replace  flashing  between  low  roofs  and  higher  walls.  Clean, 
patch  and  oil  the  wood  gutters.  Replace  the  downspouts  and  direct 
them  into  the  underground  boots;  clean  out  the  outground  drainage 
system  and  replace  any  drywell,  if  necessary. 

Walls  and  Siding.  The  building  is  sheathed  with  clapboards  having  a  four  inch 
exposure  except  for  the  cedar  shingles  on  the  south  side  of  the  oldest  section, 
between  the  walls  of  the  wings.  The  cladding  is  tightly  nailed  and  in  good 
condition  but  the  paint  is  only  fair.  It  is  allegatored  and  loose  in  numerous  areas 
and  there  is  localized  deterioration  where  gutters  overflow  and  where  upper 
walls  receive  splashback  from  low  roofs  (Figure  20). 

Scrape  and  paint  the  entire  house.  Because  of  the  size  of  the  house, 
this  may  be  done  economically  by  doing  one  side  each  year. 

Windows.  The  windows  are  late  nineteenth  century  six  over  six  double  hung 
sash.  The  glazing  compound  is  cracked  and  has  been  previously  repaired  and 
some  of  the  lites  are  cracked.  The  windows  are  not  weatherstripped  and  tend 
to  fit  loosely.  However,  the  windows  are  generally  protected  with  good  quality 
combination  storm  sash,  except  that  in  the  back  of  the  building,  some  of  the 
storm  sash  is  half  open  or  missing.  The  casing  around  the  windows  of  the 
eighteenth  century  section  of  the  house  are  built  out  with  strips  of  trim  to  create 
a  fluted  appearance;  the  corners  have  square  blocks,  flat  on  the  east  and  west 
elevations  and  routed  with  a  circle  on  the  north  elevation  of  the  house  (Figure 
21).  Unfortunately,  all  of  these  blocks  have  been  damaged  where  a  corner  was 
notched  to  fit  the  storm  sash  frame.  The  window  casing  at  the  wings  and  back 
of  the  house  are  flat.  The  casing  and  sills  appear  to  be  in  good,  sound 
condition.  Shutter  hinges  and  hooks  remain  embedded  in  the  casing  and 
clapboards;  undamaged  shutters  are  stored  on  the  premises  but  apparently  many 
of  them  have  been  lost. 
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There  is  a  modern  casement  window  in  the  kitchen  on  the  east  side  that  is 
damaged  and  needs  to  be  replaced.  When  this  is  done,  the  wall  framing  should 
be  examined  to  see  if  a  full  height  window  was  originally  in  this  location. 

The  attic  windows  are  different  from  the  other  windows.  These  have  nine  over 
six  sash  and  a  1/2  inch  muttin  width  associated  with  sash  types  made  about 
1840.  The  sash  is  unpainted  and  several  lites  are  missing  (Figure  22).  The 
window  sills  are  also  rotted. 

Recondition  the  windows  by  removing  the  existing  glazing  compound 
and  lites  and  resetting  the  lites  with  new  compound;  replace  any 
cracked,  broken  or  missing  lites.  Add  weatherstripping  to  the  sash. 
Remove  the  exterior  combination  storm  sash  and  install  interior  storm 
sash  on  each  window;  repair  the  damaged  corner  blocks  with  dutchmen 
or  make  an  in-kind  replacement. 

Remove  and  replace  the  rotted  sills  at  the  attic  windows. 

Chimneys.  There  are  three  chimneys  in  the  house:  the  original  center  chimney 
and  one  in  each  of  the  wings.  The  center  chimney,  as  seen  in  the  attic,  is 
parged  with  plaster.  However,  about  half  of  the  plaster  has  fallen  off  and  the 
mortar  joints  are  visible  through  the  remaining  half  (Figure  23).  Bricks  are 
spalled  from  freeze-thaw  action  (due  to  leaks  at  the  flashing)  and  the  mortar  is 
cracked  or  missing.  The  surface  of  the  chimney  has  serious  vertical  cracks  and 
is  stained  with  creosote.  The  six  feet  above  the  roof  have  been  rebuilt  but 
reconstruction  and  restoration  work  are  also  needed  at  the  section  in  the  attic. 
When  the  chimney  was  rebuilt,  the  flashing  was  not  properly  replaced,  resulting 
in  extensive  leakage  around  the  flashing  and  down  the  faces  of  the  chimney. 
This  chimney  is  supported  on  a  massive  brick  arch  in  the  basement.  The  space 
under  the  arch  is  suitable  for  a  large  fruit  or  wine  cellar. 

The  other  two  chimneys  are  in  serviceable  condition  with  only  a  few  cracks  in 
the  mortar  joints.  Coming  through  flat  roofs,  there  has  apparently  been  a 
problem  of  chronic  leakage,  judging  from  the  various  generations  of  flashing  and 
patching  around  these  chimneys.  The  flashing  of  the  chimney  at  the  east  wing 
is  heavily  coated  and  sealed  to  the  roll  roofing,  but  the  flashing  at  the  west  wing 
simply  sits  on  top  of  the  roll  roofing  (Figure  24).  However,  it  was  on  the  east 
side  where  an  extensive  leak  from  the  chimney  soaked  the  kitchen  floor  during 
a  severe  "northeaster". 

None  of  the  chimneys  appear  to  have  clay  flue  liners.  The  two  kitchen 
chimneys  have  eight  inch  square  flues  and  would  be  difficult  to  line  because  the 
liner  would  reduce  the  drawing  area.  However,  steel  chimneys  could  be 
inserted  into  these  two  chimneys  for  wood  burning  appliances,  if  desired. 
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The  three  fireplaces  on  the  center  chimney  probably  have  large,  separate  flues 
until  the  chimney  reduces  at  the  attic  floor.  The  flue  at  the  top  of  the  chimney 
is  estimated  to  be  20  inches  by  22  inches,  assuming  two  wythes  of  brick  in  the 
walls.  Because  of  the  six  foot  height  of  the  center  chimney  above  the  roof,  the 
flues  could  not  be  directly  inspected.  However,  the  chimney  needs  to  be  taken 
down  to  the  attic  floor  and  rebuilt;  at  that  time,  flue  liners  could  be  inserted 
down  to  the  fireplaces  with  the  minimum  amount  of  wall  damage. 

Take  down  the  center  chimney  to  the  attic  floor.  Verify  the  number  of 
flues  in  the  center  chimney  and  line  any  active  lines  with  clay  tile; 
close  any  fireplace  connected  to  an  oil  furnace  if  this  has  not  been  done 
already.  Rebuild  the  chimney  with  matching  antique  bricks,  soft 
mortar  and  lime  plaster  parging.  Repoint  the  two  kitchen  chimneys. 
Replace  the  flashing  on  all  three  chimneys. 

Doors.  Three  of  the  entrance  doors  are  utilitarian  farmhouse  doors,  but  the  one 
at  the  front  entrance  is  an  elegant  two  panel  door  with  Gothic  detailing  and  an 
intricately  decorated  handle  and  lockset.  The  front  door  is  framed  by  sidelites 
that  are  in  poor  condition  and  need  to  be  removed  and  restored.  The  screendoor 
also  needs  to  be  reconditioned. 

Recondition  the  screen  door  at  the  front  entrance;  add  storm  doors 
where  needed.  Repair  the  sidelites  with  the  general  reconditioning  of 
the  windows. 


E.  Description  of  Interior  Elements 

Flooring.  The  flooring  in  the  earliest  part  of  the  house  is  generally  wide  pine 
boards,  either  painted  or  naturally  finished,  except  in  rooms  where  it  has  been 
covered  or  replaced.  For  example,  in  the  dining  room  on  the  west  side,  the 
flooring  consists  of  wide  and  narrow  strips  of  wood  arranged  in  a  concentric, 
decorative  pattern  (Figure  25)  and  the  dining  room  on  the  east  side  has  narrow 
hardwood  or  southern  pine  flooring.  Also,  several  rooms  have  wall-to-wall 
carpets  and  the  bathrooms  and  kitchens  have  linoleum  or  tile.  A  wood-paneled 
finished  room  in  the  attic  is  partially  covered  with  linoleum  that  appears  to  be 
antique.  The  two  wings  have  narrow  pine  or  fir  flooring.  The  wood  floors  are 
worn  at  high  traffic  areas  and  generally  need  to  be  refinished. 

Walls  and  Ceilings.  For  the  most  part,  the  walls  and  ceilings  are  plaster  on 
wood  lath.  However,  there  are  some  that  are  sheetrocked  (Figure  26)  and  one 
finished  room  in  the  attic  is  lined  with  narrow  beaded  boards.  Most  of  the  walls 
on  the  west  side  are  wallpapered  and  some  of  the  ceilings  have  an  acoustical  tile 
adhered  to  them.  In  the  east  side,  most  of  the  walls  and  ceilings  are  painted 
plaster.  Although  there  are  rooms  that  appear  to  have  been  recently  redecorated 
(Figure  27)  or  were  recently  in  the  process  of  being  redecorated,  the  overall 
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impression  of  the  rooms  is  that  they  need  a  top  to  bottom  reconditioning;  e.g., 
cleaning,  stripping  and  new  paint  or  wallpaper. 

The  are  several  diagonal  cracks  in  the  plaster  walls  of  the  east  lean-to  that 
probably  developed  from  some  initial  settlement  of  the  piers  after  the  lean-to 
was  built. 

Stairs.  There  are  four  sets  of  stairs  in  the  house  that  go  to  the  second  floor. 
Two  occur  in  the  back  of  each  wing,  one  is  the  central  stair  at  the  front  entrance 
and  one  is  off  the  dining  room  on  the  west  side.  All  of  them  are  utilitarian  in 
appearance,  consisting  of  painted  pine  risers  and  treads. 

The  central  stair  has  one  side  open,  with  square  pickets,  round  handrails  and 
decorative  turnings  on  the  newal  posts  set  into  each  corner  of  the  stairs  and 
landings.  Both  the  riser  and  tread  dimensions  are  eight  inches.  Like  most  of 
the  floors,  the  steps  need  to  be  refinished. 

Doors  and  Trim.  Doors  are  generally  four  panel  arranged  with  two  short  ones 
at  the  bottom  and  two  long  ones  at  the  top;  that  is,  they  are  separated  by  stiles 
arranged  as  an  upside-down  cross.  Although  simple  in  form,  the  perimeter  of 
the  panels  have  a  raised  molding.  Doorknobs  are  round  porcelain.  Most  of  the 
hardware  is  intact  but  there  a  few  missing  elements  that  need  to  be  replaced. 

The  door  and  window  casings  in  the  formal,  front  rooms  are  routed  to  give  the 
appearance  of  pilasters.  The  corners  have  square  blocks  with  routed  circles 
(Figure  28).  In  the  kitchen  areas,  the  casing  trim  is  flat.  Baseboards  are 
similarly  decorated  with  moldings  or  flat.  However,  there  is  a  variety  of  other 
treatments,  too:  both  flat  and  molded  casings  with  mitered  corners  (Figure  27); 
chair  rails  and  crown  molding  occur  in  some  rooms. 

Refinish  all  stairs,  floors,  walls,  ceilings,  interior  doors  and  woodwork. 
Remove  all  modern  acoustic  tile  from  the  ceilings. 

Fixtures.  Most  of  the  bathroom  and  kitchen  fixtures  are  functional  and  useable 
(Figures  30,  31  and  32).  Whether  these  fixtures  need  to  be  replaced  is  a  matter 
of  taste  and  economy.  However,  these  rooms  do  need  to  have  exhaust  fans 
installed  to  prevent  damage  from  cooking  and  bathing  humidity.  The  kitchen 
sink  on  the  west  side  has  an  interesting  drainage  feature  consisting  of  two  hoses 
leading  to  a  pvc  pipe;  this  needs  to  be  modified. 

The  kitchen  stoves  are  electric. 

Remove  and  replace  any  remaining  kitchen  fixtures,  modern  cupboards 
and  cabinets. 
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Fireplaces.  There  are  two  operating  fireplaces  on  the  first  floor  (one  in  each 
living  unit)  and  one  on  the  east  side  second  floor  of  the  original  part  of  the 
house.  They  are  shallow  Rumford  style  with  tapered  sides  and  operable 
dampers  but  two  of  them  need  new  hinges  or  hinge  pins  on  one  side.  (The 
Rumford  style  fire  chambers  are  probably  not  original  to  the  house  and  were 
probably  built  into  earlier,  deeper  fireplaces).  Judging  from  the  clean,  fresh 
paint  on  the  brickwork,  the  second  floor  fireplace  does  not  appear  to  be  used, 
although  it  seems  to  be  operable  (Figure  29).  The  two  on  the  first  floor  appear 
to  be  actively  used.  The  firewalls  of  the  first  floor  fireplaces  are  worn  and  need 
to  be  pointed  with  some  brick  replacement;  the  second  floor  hearth  is  settled  in 
one  comer  and  needs  to  be  leveled.  The  mantels  are  simple  slabs  of  wood  but 
the  jambs  are  molded  to  resemble  pilasters. 

Repoint  the  brickwork  of  the  first  floor  fireplaces  and  level  the  hearth 
in  the  second  floor  bedroom  on  the  east  side. 

In  the  front  bedroom  on  the  west  side  an  interior  wall  has  a  mantle  built  into  it. 
However,  the  wall  is  a  standard  stud  wall  separating  the  bedroom  from  rooms 
on  the  other  side  of  the  wall,  namely,  a  closet  and  the  center  stair  hall. 
However,  there  is  a  one  foot  wide  by  30  inch  high  brick  flue  that  connects  one 
side  of  this  false  fireplace  to  the  center  chimney,  probably  for  a  wood  or  coal 
burning  appliance.  Because  of  the  arrangement  of  rooms  on  the  second  floor 
of  the  west  end,  one  can  conjecture  that  the  bedroom  was  once  larger  and  a 
fireplace  was  once  positioned  where  the  closet  door  is  now. 

There  is  a  large  "walk-in"  cooking  fireplace  on  the  back  of  the  center  chimney 
that  is  covered  over  but  its  outlines  can  be  seen  in  the  dining  rooms  of  both 
sides  of  the  house.  That  is,  the  first  floor  party  wall  between  the  living  units 
divides  the  fireplace  in  half. 

Insulation.  The  house  does  not  appear  to  be  insulated  except  for  about  three  or 
four  inches  of  blown-in  cellulose  between  the  attic  joists. 

Add  more  insulation  to  the  attic  floor  to  fill  the  seven  inch  space  within 
the  joists. 

Basement.  The  basements  are  strictly  utility  rooms  for  housing  the  furnaces,  hot 
water  heaters,  etc.  With  no  ventilation  at  the  present  time,  the  humidity  was  90 
percent  at  a  room  temperature  of  67  degrees  F.  The  west  side  of  the  basement 
has  a  large  brick  vault  under  the  center  chimney  mass.  There  is  some  rising 
damp  damage  in  the  lower  courses  of  the  chimney  masonry  but  it  does  not  need 
to  be  repaired  now. 

However,  a  fan-driven  ventilation  system  should  be  added  to  circulate 
the  air  in  the  basement  and  keep  the  temperature  above  the  dew  point. 
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Building  Code  Issues 

Because  of  the  age  of  the  house,  it  does  not  comply  with  many  of  the  require- 
ments of  the  fifth  edition  of  the  State  Building  Code.  For  example,  stair  treads 
are  only  eight  inches  compared  to  the  nine  inch  minimum  of  the  Code.  The 
code  requirements  are  found  in  Article  34.  One  and  Two  Family  Dwellings. 
However,  the  Code  does  not  require  a  general  compliance  retro-fitting  when 
renovations  are  made;  rather,  at  Section  3400.2.4  it  simply  states  that  replace- 
ment components  must  comply  with  current  requirements.  Therefore  noncon- 
forming stairs,  egress  dimensions,  insulation  values,  etc.  need  not  comply  if  they 
are  not  being  altered. 

Nevertheless,  existing  conditions  which  clearly  create  a  life  safety  hazard  should 
be  upgraded  as  a  matter  of  common  sense.  Such  hazards  would  include 
undersized  beams  at  the  first  floor,  lack  of  smoke  detectors  and  lack  of  ground- 
fault  circuit  breakers.  Furthermore,  certain  items  should  be  upgraded  as  a 
matter  of  economy.  These  would  include  increasing  the  amount  of  insulation  in 
the  attic  floor  and  insulating  heating  ducts  and  hot  water  lines. 

Although  the  rafters  are  slightly  undersized  for  the  snow  load  requirements  of 
the  Code,  their  past  performance  indicates  that  they  are  satisfactory.  That  is, 
in  200  years,  they  should  have  experienced  the  worst  snow  loads  envisioned 
when  the  Code  values  were  established.  The  fact  that  a  structural  element  does 
not  comply  with  the  Code  only  indicates  that  it  is  not  legally  proven  to  be  safe. 
Built  into  the  Code  are  allowable  stresses  based  on  the  low  end  of  tested 
material  strengths,  design  loads  bases  on  the  high  end  of  the  measured 
experience  (for  example,  30  psf  of  snow  is  equivalent  to  four  or  five  feet  of 
snow),  and  a  factor  of  safety.  From  a  technical  perspective,  however,  adequate 
strength  can  be  demonstrated  by  actual  experience  such  as  load  testing  or  long- 
term  usage;  experience  is  recognized  by  the  Code  at  Section  1102.2  Load  Tests 
and  at  Article  32,  Sections  3200.1,  3200.2,  3203.3. 

The  above  discussion  applies  where  the  present  use  as  a  two-family  house  would 
continue.  If  a  tenant  removed  the  dividing  walls  and  converted  this  large 
building  into  community  housing,  it  would  probably  be  necessary  to  upgrade  and 
add  elements  relative  to  life  safety  and  accessibility,  such  as  fire-separations  at 
the  kitchen,  fire  doors,  emergency  lighting,  ramps,  etc.  However,  in  the 
absence  of  a  specific  tenant,  proposed  new  use  and  program,  identifying  the 
actual  code  requirements  are  beyond  the  scope  of  this  report. 

Because  life  safety,  accessibility,  energy  conservation  and  electrical  codes  are' 
revised  frequently,  they  need  to  be  reviewed  on  a  periodic  basis  to  see  if  a  non- 
exempt  use  continues  to  conform  with  them  and  whether  it  is  necessary  to 
upgrade  them. 
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G.  Preservation  Issues 

In  the  following  categorized  list  of  Preservation  Priorities,  High  Priority  items 
require  a  strict  conservation/preservation  approach  toward  repairs;  Medium 
Priority  items,  if  deteriorated,  may  be  replaced  in-kind  with  retention  of 
character  and  detailing;  and  Low  Priority  items  are  those  which  possess  little  or 
no  significant  character  defining  features,  such  that  treatment  may  proceed  as 
required,  provided  there  is  no  visible  effect  on  High  or  Medium  Priority  items. 

High  Preservation  Priority: 

Fireplace  mantles,  hearths  and  surrounds;  original  doors  and  hardware 
found  throughout  the  oldest,  north  part;  Victorian  front  door  and 
hardware  including  screen  door;  both  original  and  modified  trim  and 
moldings  (interior  and  exterior)  at  the  windows  and  doors;  central 
stairs;  late  nineteenth  century  sash  plus  the  mid-eighteenth  century  attic 
sash;  original  wide  pine  flooring  and  decoratively  laid-up  flooring  in 
the  west  side  dining  room;  oldest  roof  rafters  and  purlins;  all  three 
chimneys;  porch  railings  and  roof  posts,  including  the  seats  at  the  front 
entry;  all  exterior  roof  and  corner  trim;  clapboarded  exterior  finish. 

Medium  Preservation  Priority: 

Strip-wood  finishes  in  attic  room;  first  floor  joists  and  beams;  clawfoot 
bathtub  in  the  east  side,  second  floor  bathroom. 

Low  Preservation  Priority: 

Wallpapers;  overhead  light  fixtures;  tile  and  linoleum  flooring;  tiled 
bathroom  walls;  bathroom  and  kitchen  fixtures;  acoustic  tile  ceilings; 
floor-mounted  heating  registers;  shingled  finish  at  back  wall;  combina- 
tion storm  sash  and  screens;  exterior  bulkhead  entrance. 


H.  Conclusions  and  Recommendations 

The  Maudslay  Farmhouse  can  be  rehabilitated  to  make  it  suitable  for  contempo- 
rary use  without  compromising  its  historic  features. 

The  following  recommendations  and  estimates  assume  that  all  renovation  work 
will  be  in  conformance  with  the  United  States  Secretary  of  the  Interior's 
Standards  for  Rehabilitation,  to  the  extent  that  they  apply.  Based  on  the  above 
discussion,  the  following  repairs  and  replacements  are  recommended: 

1.  Remove  and  rebuild:  the  steps  and  handrails  and  the  corner  posts 

(above  and  below  the  landing)  at  the  front  entrance  (add  foundations 
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under  the  comer  posts);  the  steps,  floor  and  any  damaged  posts  at  the 
east  porch;  the  handrails  at  the  west  entrance. 

2.  Remove  and  replace  the  bulkhead  door  with  a  Bilco  system;  repoint  the 
stone  areaway  walls;  remove  and  replace  the  steps. 

3.  Remove  and  replace  the  asphalt  shingles  and  roll  roofing  on  all  of  the 
roofs;  replace  flashing  between  low  roofs  and  higher  walls.  Clean, 
patch  and  oil  the  wood  gutters.  Replace  the  downspouts  and  direct 
them  into  the  underground  boots;  clean  out  the  outground  drainage 
system  and  replace  any  drywell,  if  necessary. 

4.  Test  and  tune  all  heating  and  hot  water  appliances  to  ensure  that  they 
are  functioning  properly  and  efficiently. 

5.  Add  outlets  in  each  room  and  ground-fault  outlets  in  the  bathrooms  and 
kitchens.  Add  electric  baseboard  heating  to  the  west  end  middle 
bedroom. 

6.  Scrape  and  paint  the  entire  house.  Because  of  the  size  of  the  house, 
this  may  be  done  economically  by  doing  one  side  each  year. 

7.  Recondition  the  windows  by  removing  the  existing  glazing  compound 
and  lites  and  resetting  the  lites  with  new  compound;  replace  any 
cracked,  broken  or  missing  lites.  Add  weatherstripping  to  the  sash. 
Remove  the  exterior  combination  storm  sash  and  install  interior  storm 
sash  on  each  window;  repair  the  damaged  corner  blocks  with  dutchmen 
or  make  an  in-kind  replacement. 

8.  Remove  and  replace  the  rotted  sills  at  the  attic  windows. 

9.  Recondition  the  screen  door  at  the  front  entrance;  add  storm  doors 
where  needed.  Repair  the  sidelites  with  the  general  reconditioning  of 
the  windows. 

10.  Refinish  all  stairs,  floors,  walls,  ceilings,  interior  doors  and  woodwork. 
Remove  all  modern  acoustic  tile  from  the  ceilings. 

11.  Remove  and  replace  any  remaining  kitchen  fixtures,  modern  cupboards 
and  cabinets. 

12.  Take  down  the  center  chimney  to  the  attic  floor.  Verify  the  number  of 
flues  in  the  center  chimney  and  line  any  active  lines  with  clay  tile; 
close  any  fireplace  connected  to  an  oil  furnace  if  this  has  not  been  done 
already.     Rebuild  the  chimney  with  matching  antique  bricks,  soft 
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mortar  and  lime  plaster  parging.    Repoint  the  two  kitchen  chimneys. 
Replace  the  flashing  on  all  three  chimneys. 

13.  Install  new  lally  columns  at  10  foot  centers  under  the  first  floor  beams, 
with  24  inch  square  by  12  inch  deep  footings  under  the  columns. 
Install  a  concrete  slab  for  the  basement  floor.  Install  a  sump  pit  at  each 
end  of  the  basement. 

14.  Retain  a  licensed  electrician  to  check  the  electrical  system  with  meter 
instruments  to  ensure  that  the  system  is  properly  and  completely 
grounded  and  to  identify  any  non-functioning  or  dis-functional  circuits. 

15.  Repoint  the  brickwork  of  the  first  floor  fireplaces  and  level  the  hearth 
in  the  second  floor  bedroom  on  the  east  side. 

16.  Add  more  insulation  to  the  attic  floor  to  fill  the  seven  inch  space  within 
the  joists. 

17.  Install  a  fan-driven  ventilation  system  to  circulate  the  air  in  the 
basement  and  keep  the  temperature  above  the  dew  point. 

H.  Renovation  Costs 

Based  on  the  above  recommendations,  costs  were  estimated  for  renovating  and 
maintaining  the  Maudslay  Farmhouse. 

These  are  shown  in  the  Appendix  A  estimating  forms.  These  estimates  are 
intended  to  be  used  for  planning  purposes  only.  Because  the  estimator  does  not 
have  control  over  market  conditions  or  individual  contractors,  actual  construction 
costs  may  be  different.  Furthermore,  individual  tenants  may  elect  to  defer  or 
phase  certain  nonessential  repairs  that  were  recommended  above  or,  on  the  other 
hand,  may  elect  to  install  more  expensive  materials  than  were  assumed  in 
estimates. 

Costs  for  testing  and  abatement  of  lead  paint,  asbestos  and  any  hazardous 
materials  or  contaminated  soils  are  not  included  in  these  estimates.  Nor  are 
costs  carried  for  Title  5  tests  to  check  the  condition  and  design  adequacy  of  the 
the  septic  systems.  However,  it  should  be  assumed  that  these  conditions  exist 
until  tests  by  outside,  independent  testing  agencies  prove  otherwise. 
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I.  General  Assumptions  and  Limiting  Conditions 

This  inspection  is  not  a  certification  of  the  soundness  of  a  building,  a  survey, 
or  a  legal  document  (for  instance,  a  title  examination),  although  assumptions 
regarding  these  and  other  matters  are  made. 

1.  Ocmulgee  Associates,  Inc.  will  not  be  required  to  give  testimony  or 
appear  in  court  because  of  having  made  this  report,  with  reference  to 
the  property  in  question,  unless  arrangements  have  been  previously 
made  therefore. 

2.  Any  legal  description  used  in  this  report  is  assumed  to  be  correct. 

3 .  No  survey  of  the  property  has  been  made  by  Ocmulgee  Associates  and 
no  responsibility  is  assumed  in  connection  with  such  matters. 

4.  No  responsibility  is  assumed  for  matters  of  a  legal  nature  affecting  title 
to  the  property,  nor  is  an  opinion  of  title  rendered.  The  title  is 
assumed  to  be  good  and  merchantable. 

5.  Information  furnished  by  others  is  assumed  to  be  true,  correct,  and 
reliable. 

6.  All  mortgages,  liens,  encumbrances,  leases  and  servitude  have  been 
disregarded  unless  so  specified  within  the  report.  The  property  is 
reviewed  as  though  under  responsible  ownership  and  competent 
management. 

7.  It  is  assumed  that  there  are  no  hidden  or  unapparent  conditions  of  the 
property,  subsoil,  or  structure.  No  responsibility  is  assumed  for  such 
conditions  or  any  engineering  or  testing  which  may  be  required  to 
discover  such  factors. 

8.  It  is  assumed  that  there  is  full  compliance  with  all  federal,  state,  and 
local  environmental  regulations  and  laws  unless  noncompliance  has 
been  stated,  defined  and  considered  in  the  review  report. 

9.  It  is  assumed  that  utilization  of  the  land  and  improvements  is  within  the 
boundaries  or  property  lines  of  the  property  described  and  that  there  is 
no  encroachment  or  trespass. 
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Figure  1.   North  Elevation  of  the  Farmhouse. 


Figure  2.    South  and  East  Sides  of  the  Farmhouse. 
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Figure  3.   South  and  West  Sides  of  the  Farmhouse. 
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Figure  4.   West  Side  of  the  Farmhouse. 
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Figure  5.    Attic  Purlins  and  Rafters. 
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Figure  6.    First  Floor  Joists  and  Beams,  North  Section  of  Farmhouse. 
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Figure  7.   Joists  and  Beams  with  Cedar  Post  and  Boulder  Footing  in  West  Wing. 


Figure  8.    Front  Porch.    Bottom  Step  and  Handrail  Post  are  Rotten.    Note  Side  Bench. 
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Figure  9.   East  Porch.   Note  Rotted  Bottom  Step. 


Figure  10.   West  Stoop.   Note  Rotted  Post  at  Handrail  and  Non-Code  Conforming 
Handrail. 
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Figure  11.  Built-Out 
Concrete  Foundation  Over 
Stone  Foundation.  Note 
Shelf  That  Traps  Water 
and  Note  Shingled  Wall  in 
Background. 


Figure  12.    Stone  Foundation  at  Water  Service  Line.    Note  Two  Water  Meters. 
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Figure  13.    Water  Heater. 


Figure  14.    Sewer  Line  Junction  and  Exit  Through  Wall  Toward  the  South. 
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Figure  15.    Furnace  in  West  Side  of  Basement. 


Figure  16.    Furnace  in  East  Side  of  Basement. 
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Figure  17.    One  of  Two  Similar  Circuit  Breaker  Boxes  and  Wire  Leading  Out. 
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Figure  18.    Typical  Roofing  Pattern:    Asphalt  Shingles  on  Slope  and  Roll  Roofing  on 
Flat. 
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Figure  19.    Eroded  Paint  Below  End  of  Built-in  Gutter. 


Figure  20.   Water  Worn  Clapboard  and  Paint  at  Low  Roof.    Note  Broken  Shingle 
Corners. 
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Figure  21.  Typical  Front 
Window.  Note  Fluted 
Surround  with  Comer 
Block  at  Top.  Note  Shut- 
ter Hinges  and  Hooks. 
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Figure  22.    Two  of  Four  Attic  Windows  With 
Missing  Lites,  Rotted  Sills 
and  9  Over  6  Sash. 
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Figure  23.   Center  Chimney  Condition  in  Attic. 


Figure  24.   West  Wing  Chimney.   Note  Flashing  on  Top  of  Roofing. 
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Figure  25.    Patterned  Flooring  in  West  Wing  Dining  Room. 
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Figure  26.    Room  Remodeling  Under  Way. 
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Figure  27.    Completed  Remodeled  Room.    Note  Molding  Details. 


Figure  28.    Older  Room  Decoration.    Note  Molding  Details  and  Operating  Rumford 
Fireplace. 
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Figure  29.    Older  Room  Decoration.    Note  Molding  Details  and  Pristinely  Clean 
Rumford  Fireplace. 
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Figure  30.    Modern  Bathroom. 
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Figure  3 1 .    Older  Bathroom.    Note  Moisture-Blistered  Finish  in  Upper  Corner  Next  to 
Window. 


Figure  32.  Kitchen  in  West  Side.   Note  Hoses  Leading  Out  of  Left  Side  of  Sink  Cabinet 
and  Bathroom  with  Sliding  Fabric  Door  at  Right. 


Massachusetts  Department  of  Environmental  Management 


31 


HISTORIC  CURATORSHBP  PROGRAM  THE  FARMHOUSE 

BUILDING  SURVEY 

Maudslay  State  Park,  Newburyport,  Massachusetts  October,  1996 


APPENDIX 


Cost  Estimates  4  Sheets 


Massachusetts  Department  of  Environmental  Management  32 


[COST  ESTIMATE 

:  MAUDSLAY  FARMHOUSE 

|  OCTOBER  1996 

1 
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*f 

j  Prepared:  RAC 

j 

I 

|  Checked:  WCK 

\ 
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!                                                                                          :                                        j                                        I                                        : 
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I  DIVISION 
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TOTAL 
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| 
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4j  MASONRY 

\ 
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. j ™ 

} — 

— f 

}.„ 
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7\  THERMAL  &  MOIST  PROT 
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™| — 

~ 

\ 

— „„_„4„. 
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8j  DOORS  &  WINDOWS 
9;  FINISHES 

:■. 

\ — 



i, 

-j— 
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62,746 

j 

\ 

15  j  MECHANICAL 

j 

;t 

5,400 

16;  ELECTRICAL 

\ 

1. — 



. ;-.. 

\... 
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: 

;■ 

j  TOTAL 

183,626 

fi  0%  CONTINGENCY 
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i 
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j  GRAND  TOTAL 

201,989 
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DESCRIPTION 

QUANTITY 

UNIT 

I  UNIT  COST 

TOTAL 

f  DIVISION  1  GENERAL  DATA            [ 

I 

1 

•~4~ — ' 

LS 

\ 

-I — 

8,000 

!  GENERAL  CONDITIONS"                  j 

|  (INCLUDES:  PERMITS,  TEMP 

\ 

j  UTILITIES,  BONDS, 

j  INSURANCE,  SUPERVISION,         j 

\ 

j  AND  FINAL  CLEANING)                      j 

i  OVERHEAD  &  PROFIT                      j 

1 

| 

LS 

• 

12,000 

:                                                                                                : 

j  TOTAL  DIVISION  1                         j 

| 

20,000 

!  DIVISION  2  SITEWORK 

.. 

~4— 



j 

-r- 

— .... 

]  DEMOLITION                                     f 

1 

j 

LS 

3,000 

j  DUMPSTER                                       | 

3 

\ 

EA 

800 

2,400 

j  EARTHWORK                                    j 

1 

LS 

750 

I  CRUSHED  STONE                            ; 
j  LANDSCAPE  RESTORATION          ] 

L 

™|_„.. 

CY 
LS 

j           90 

-i — 

540 
2,800 

|  TOTAL  DIVISION  2 

~| — 

— | — ___, 

-4 — 

9,490 

? 

!  DIVISION  3  CONCRETE 

|  SLAB  ON  GRADE                               j 

600 

-4 — 

*  SF 

!           2.5 

~i — 

1,500 

I  FOOTINGS  -  BSMT  &  PORCH           \ 

1 

I 

LS 

900 

* 

\ 

; 

|  TOTAL  DIVISION  3 



4™ 



— i 

.^ — 

2,400 

i 

j  DIVISION  4  MASONRY 

i 

: 

\ 

j  REBUILD  CENTER  CHIMNEY 

I REPOINT  ELL  CHIMNEYS"              T 

192 
2 

■4 — 

SF 
EA 

j           30 
!           500 

-* — 

5,760 
1,000 

j  REBUILD/REPOINT  HATCH  WALLS 

1 

LS 

j 

500 

i  REPOI NT/LEVEL  F  P  HEARTHS      j 

4 

\ 

LS 

900 

\ 

I  TOTAL  DIVISION  4 

\ 

8,160 

\ 

\ 

\ 
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DESCRIPTION                  I    QUANTITY    \ 

UNIT         j  UNIT  COST          TOTAL 

1  DIVISION  6  WOOD  &  PLASTIC         \                          \ 

•                                                                                                                        *                                                    / 

;                           [ 

Ibsmt  posts                           1         1          i 

LS           |                                               750 

|  REPAIR  FRONT  PORCH                    ;             1             j 

LS                                      j                  4,600 

:  REPAIR  EAST  PORCH                      j             1             j 

LS                                                        2,000 

[HANDRAILS                                    J             1             j 

LS           |                                               500 

;  REPAIR  MISC  ROT                          =            1            \ 

LS            \                                            2,500 

I  REPAIR  EXT  TRIM                             j             1             j 
[REPLACE  ATTIC  WINDOW  SILLS   [            4            j 

LS                                                        1,500 
EA                      200                               800 

[INT CARPENTRY  ALLOW                  j             1              j 

LS                                      J                  2,500 

JREPAIR  EXT  WINDOW  TRIM            j           80           | 

EA                       50            j                  2,000 

:                                                                                          :                                       I 

[  TOTAL  DIVISION  6 

17,150 

:                                                                                                \                                          \                                          ''■                                           \ 

i                                        j                  \ 

\  DIVISION  7  THERMAL  &  MOISTURE  PROTECTION 

[BULKHEAD  DOORS                          [            1             [ 
~  |  ROOF  SHINGLES              "             J     H— J 

j  EPDM  @  FLAT  ROOFS                     j           510           f 

EA                     600                              600 

SQ           |          300          j                 6,600 
SF           [            8            j                 4,080 

|  ATTIC  INSULATION                           j          1300         | 

SF                       1.5           |                  1,950 

[CLEAN,  PATCH,  SEAL  GUTTERS    [           200           | 

LF           |             5             |                  1,000 

[DOWNSPOUTS                                |          100          \ 

LF           j            10            [                  1,000 

[FLASHING i  ALLOWANCE                  j             1             [ 
|  TOTAL  DIVISION  7 

LS            [                                            2,500 
|                                         17,730 

!  DIVISION  8  DOORS  &  WINDOWS   !                          I 

4- 1 

\  STORM/SCREEN  DOORS                 I            4 

EA                      500           j                  2,000 

|  RESTORE  WINDOWS                                  40           I 

EA                     400                          16,000 

[WSTRIP&  HARDWARE  EXT  DOOF[            4            j 

EA                      150                               600 

|  REPAIR  INT  DOORS                         j            1             j 
[CUSTOM  STORM/SCREENS            j           40           | 

LS         j                       J_              _  650 
EA                     330                          13,200 

I                                                         [ 

\  TOTAL  DIVISION  8                                                   | 

32,450 

[                                                                                                      :                                             •:                                             [                                              : 

PAGE  3  OF  4 

MAUDSLAY  FARMHOUSE 


DESCRIPTION 

QUANTITY 

UNIT 

]  UNIT  COST 

TOTAL 

; 

!  DIVISION  9  FINISHES 

i 

| 

| 

: 

I  EXTERIOR: 

j  SURFACE  PREP  SIDING 

4340 

'; 

SF 

1 

4,840 

;  SURFACE  PREP  TRIM 

1324 

LF 

2 

; 

2,648 

!  SURFACE  PREP  WINDOWS 

40 

\ 

EA 

50 

2,000 

I  PAINT  WINDOWS 

40 

EA 

50 

2,000 

j  PAINT  DOORS 
j  PAINT  SIDING 

-..j™ 

8 
4840 

— \ 

FACE 
SF 

j           35 
:           1.25 

.:,.... 

280 
6,050 

j  PAINT  TRIM 

1324 

•t 

LF 

2 

2,648 

!  SEAL  EXT  DECKS 

450 

SF 

\           1.25 

563 

|  INTERIOR: 

\ 

j  PLASTER  REPAIRS  ALLOW 

1 

LS 

1,800 

i  PREP/PATCH  PAINT  CEILINGS 

2858 

\ 

SF 

0.8 

2,286 

!  PREP/PATCH  PAINT  WALLS 

9074 

SF 

0.6 

5.444 

|  REFINISH  WOOD  FLOORS 

2858 

\ 

SF 

1.5 

4,287 

j  PAINT  DOORS 

76 

FACE 

25 

1,900 

j  REFINISH  STAIRS 
j  KITCHEN         

~f-- 

1 
2 

-4 — 

LS 
EA 

,„L    laooo 

j\r. 

2,000 
_  24,000 

j  TOTAL  DIVISION  9 

\ 

62,746 

i 

1  DIVISION  15  MECHANICAL 

\ 

[plumbing 

r    1 

~~\ — 

__. 

— \ 

-4— 

2,000 

!  HEATING  SYSTEM 

1 

\ 

LS 

2,000 

j  BSMT  VENTILATION  FANS 

4 

EA 

350 

1,400 

i                                                                            |                                 \                                  :                                  ! 

j  TOTAL  DIVISION  15 

\ 

5,400 

j 

\ 

I  DIVISION  16  ELECTRICAL 

:■ 

< 

j  SERVICE  CHECK 

2 

I 

LS 

750 

1.500 

!  DUPLEX  OUTLETS 

: 

50 

i 

EA 

100 

: 

5.000 

|  SUPPL  ELEC  HEAT 

— j— 

1 

— \ — 

LS 

— :■, 

„2..., 

1,600 

j  TOTAL  DIVISION  16 

8,100 

\ 

\ 
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